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Manitowoc\Cbunfy Planning & Park Commission
1701 Michigan Avenue
Manmitowoe, Wis. 54220

Attention: Jerry Kirchner, Director

Dear Mr, Klrchner:4

Ag requested, I personally inspected the property
owned by, Fiacher Creek Associates, which 1is a tract
of land located along County Trunk Highway LS in the
vicinity of Fischer Creek, Town of Centerville and
the Village of Cleveland, Manitowoec County Wisconsin,

‘Hased on the examination and study made of the tract

of land located on lake Michigan, I have formed the

orinion that, on September 15, 1981 the property had

a estimated fair market value as follows:

TWO HUNDRED EIGHTY SIX THOUSANL, EIGET HUNDRED DOLLARS
( ¢ 286,800 )

The following report presents a review of the appraisal
and my analysis of the data on which the estimate was

predicated.

Respectfully submitted

Ruben H, Boettcher CRA
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PURPOSE OF APPRAISAL

The purpose offthe'abpraiSal-is_to estiﬁate the fair market
value of the real estate currently owned by Fischer Creek Associates,
which is located in the Town of Centerville and the village of
Cleveland. The subject property is being appraised for the Manitowoc
County Park and Planning Commission. There is a possibility that
Ménitowoc County may acquire this property for park purposes. The
area to be appraised consists of a total of approximately 122 acres
of which 39+ acres lies west of CTH "LS". 7

PROPERTY RIGHTS APPRAISED

The property rights appraised in this report consist of the
fee simple interest in the property.

DATE OF VALUE

September 15, 1981

LEGAL DESCRIPTION

The legal description of the subject was obtained from the
County Treasurer's office, and found as follows: Parcel
2-014-007-005.00; Government Lo£ #2 as described in Volume 284,
Page 89 of Deeds, in Section 14, Town 17, Range 23. Parcel
2-014-007-003.00; Government Lot #3 in Section 14, Town 17, Raﬁge
23. Parcel 2-015-013-003.00; the East 1/2 of the Southeast 1/4
of the Northeast 174 of the Southeast 1/4 in Section 15, Town 17,
Range 23. Parcel 2-023-001-000.00; the East 1/2 of the Southeast
1/4 of the Northeast 1/4 of the Southeast 1/4 in Section 15, Town
17, Range 23, Parcel 31-023-001-000.00; located in the village of
Cleveland. P.0.B. at the East 1/4 corner of Seqtlon 22, South

290'+ to lakeshore. North end of triangle is 60'+ wide. Area of



land in the Village of Cleveland is 0.2+ acre. (See map showing
parcel numbers in EXHIBITS section.) These land parcels are also
shown on Page 14 of the 1980 Land Atlas and Plat Book of Manitowoc
County. A copy of a survey of these lands wés also furnished to the
appraiser by the Manitowoc County Planning Commission. The survey
was prepared by Colin Rayford of the City of Manitowoc. The survey
shows a total area of approximately 122.58 acres, the‘survey ineludes

lands to the center of CTH "LS".
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ZONING

"

The southefn%%ié of éﬁéﬁéuifééfjgioﬁér£y IPafcéiw“é“)}i;j”
located in the Villaéé of Cleveland. The western line 6fhthis
portion meésures approximately”290 feet from the village limits to
tﬁe southern end of Parcel "C” and consists of 0.2 acre +. This
was determined from a recent survey made by Colin Rayford, Register-
ed Land Surveyor. This triangular shaped property is zoned A-1
which is agricultural-residential zoning, which requires no less than
one acre lots with a width of 150 feét. This par£ of Parcel "C" has

" no access to County Truhk Highway "LS®. Much of this area is within
the flood plain overlay of the Village Flood Plain Zoning Ordinance.
To develop this would require special permission.

Part of Parcel:"C", identified on the map in Exhibits’séction
of appraisal, is located north of the Village of Cleveland limits
extending to the north line of R-4 zoning as shown on the Town of.
Centerville Zoning Map dated January 1978. This parcel consists of
41.36 acres + and is bordered on the west by County Trunk Highway
"LS" and on the east by Lake Michigan. The zoning information used
in this appraisal is taken from the Town of Centerville, Manitowoc
County Zoning and Land Use Ordinance Regulations (revised to include
all amendments to April 1981). R-4 zoning ;ermits single family
dwellings only, with a lot area which shall be no less than 3 acres.
Front yard set back shali be a minimum of 86' from center line of
road, all side yards are required to have-a width of not less than
25 feet and back yards must have a depth of not less thah 25 feet.

M~y . . . .
“lnimum lot width is 250 feet, and recreational use is also allowed.

-

ne

7azinum height limit of buildings is 35 feet.




- This portion of land designated as Parcel "C" is located just
north of the R-4 zone line .and consists of 42.24 acres +. This
part of Parcel "C" also lies between County Trunk "LS" and Lake
Michigan. This land is zoned R-2 and permits one and two family
dwellings, public buildings and restricted farm use. Front yard
set back shall be a minimum of 80 feet from the center line of road,
side yards must each have a width of not less than 25 feet and rear
yards are required to each have a depth of not iess than 25 feet.
Building height is limited to 35 feet and lot area must be not less
than one acre.

Parcels "A" and "B" as identified on map are zones A-3 which is

primarily agricultural, however, dwellings can be built with certain

restrictions, such as a farm homestead, one additional single family

residence or mobile home per farm operation over 35 acres. Condition-

gttt S SO B AR
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al uses include various types of farm operations and farm related -

commercial operations compatible to this district. Side and rear

vards shall each have a width of not less than 25 feet. (See Exhibits

Section in appraisal for excerpts from the Town of Centerville Zoning

R S

Ordinance.)

Consideration must be given to part of Parcel "C" which borders

~ake “ichigan and Fischer Creek. This land is subject to the Manitowoc

Couanty Shoreland and Flood Plain Zoning Ordinance. The area controlled
Ly the oriinance is 1,000 feet from Lake Michigan and 300 feet from
..k“‘

‘fnal nigh water elevation of Fischer Creek. Uses in the flood-

¥3Y area would be restricted to recreational and agricultural. Other-

+ 3
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~~is land would have to be specially approved.




: The subject property has four different types of zoning
.’namely A-1, A—3 R-Z and R-4.. Much of the land is subject to the
"Manitowoc :County: Shoreland and .Flood ‘Plain .Zoning Ordinance adopted
-in 1968.: This ordinance’ supersedes all. prov:.s:.ons of: any Manitowoc
County ‘Zoning .Ordinance, with greater restrictions regard1ng develop-

ment of this land.

i
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NEIGHBORHOOD AND LOCATION

The subject property is located approximately eight miles .
south of thelcity of Manitowoc with the major poétion lying between
the west shore of Lake Michigan and County Trunk Highway "LS". Two
parcels are located west of "LS". The southern tip of the major

portion is located in the Village of Cleveland, while the balance of

. the land is located in the Town of Centerville.

The land in the subject area is primarily used for agriculture,
however, there is a scattering of residences just north of the

subject. Most residences are located between Highway "LS" and the

. lakeshore. These are desirable sites due to the;excellent views

offered by the bluff overlooking Lake Michigan.

The Village of Cleveland has a population ok approximately

750 and is comprised of predominantly single family residences.

Most of the people living there are employed in the City of Manitowoc,

however, many people also own :esidénces here that are employed at
the Lakeshore Technical Institute, which is located at the north-

west corner of the intersection of CTH "XX" and U. S. Highway 141.
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A'DESCRIPTION OF LAND

L“The ‘land belng appraised consxsts of*three ‘parcels, 'two tracts ﬂ5‘j’“

are located west of CTH "LS" and one’ tract is located between the
west‘shore'df,Lake*Michigan and CTH‘?LS".:?The parcels.located'West
of CTH "LS" consist of one heavily'wooded parcel of 4.97 acres, and
one triahgular shaped parcel which is located northwest and adjacent
to CTH "LS". ThlS parcel consists of 33 99 acres. The balance of
the subject land has lake frontage of approxxmately 6, 250 feet and

consxsts of a total of 83 62 acres. Total area of all three parcels

R T
v . g e 3.

consxsts of 122 40 acres. The acreage shown was arrlved at by
referrlng to a survey map made by Colln Rayford.

- For 1dentif1catlon purposes these parcels will be referred to
as follows:

Northwest Tract 33.99 Acres Parcel A

West Tract 4.97 Acres Parcel B
Lakeshore Tract 83.62 ‘Acres Parcel C

Refer to survey map in Exhibits Section of appraisal for

identification of parcels.

PARCEL A
This tract of land measures 1,983+ feet from the northeast
corner of Parcel B to the north line of Parcel A which is the north-

east corner. The north line of this parcel is a straight line east

1,737+ feet to CTH "LS". The road frontage on CTH "LS" consists of

approximately 2,600 feet. This triangular shaped parcel of land
consists of rolling topography with drainage swales. Part of this

land on the south end is wooded while.approximately 70% of the land




is clear with some brush growing due to not beiﬁg tilled in recent
years. This land is well drained and there is also drainage under-
neath CTH "LS" with culverts. This parcel coul& be added to an-

other existing farming operation or some other &gricultural relat-

ed operation where an acreage of this size would be desirable.

- PARCEL B
This tract of .land is heavily wooded with iarge trees and has
irregular topography and is rectangular in shapg. The frontage on
CTH "LS" is 662+ feet with a depth of 327+ feetl This property is
well drained and there is also a culvert underneath CTH "LS" for

additional drainage. Parcel B consists of 4.97 acres.

PARCEL C

This parcel is bofdered on the east by Lake Michigan and on
the west by CTH "LS". There is approximately 6,250 feet of lake
frontage. The depth of this property varies dué to its shape.
This property is 627+ feet wide on the north end and approximately
1,000+ feet deep at the curve in CTH "LS" and then narrowing to a
point in the Village of Cleveland. Fischer Creek runs through the
center of Parcel C;: this is also the lowest area of this éarcel.
There is a steep rise in elevation from FischeriCreek going south,

which is shown in a photograph in the Exhibits $ection of the

appraisal. The rise in elevation from Fischer Creek north is not as
Steep as shown,also in a photograph. There is a high bluff on the
balance of the shoreline which varies from 20 to 30 feet above the

existing beach. The topography fluctuates with some level areas




and some swales. Located between Fischer Creek and the north end
of Parcel C are ruins of a number of buildings and two silos which
indicates that part of this land was used for farming purposes and
tilled at one time. Much of this parcel is overgrown with brush
and trees. From the southern tip of Parcel C, which is in the
Village of Cleveland, to an east west line which is located at a
"point_where CTH "LS" swings to the west, consists of 3.73+ acres.
There is a swale in this portion of land, however, the balance is
quite level with a growth of brush and small trees.

There are three tracts of land involved in this appraisal as
- described previously. Total acreage amounts to 122.58 + acres per
survey by Colin Rayford. Parcel C has 6,250 + feet of lake frontage
but due to the high bluffs, the beaches would be of limited use to
developed building sites, however, the view of Lake Michigan from
these sites would be excellent. There is an old bridge'OQer Fischer.
Creek very near Lake Michigan with a sand beach area. This beach
area and areas on each side of Fischer Creek could be developed
into a recreational area which could serve the entire area of
Parcel C if it were developed for residential purposes. There is
a road from the north end of Parcel C to.Fischer Creek and then
. continuing south for a short distance, however, much of the road is
impassable due to washouts- and lack of maintenance: This property
is unique and picturesqueband could be developed into a beautiful

area for recreational and residential purposes.
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PERSONAL INSPECTION

On-gite inspection was made by walking the subject tract on
August 31, 1981. Mr. R. Evan Evans was invitedgto inspect the
subject property with me, however, due to the fact that he now lives
in Florida and has many business commitments, he was unable to meet

with me in persbn at this time. Mr. Evans did, however, answer all

“my questions by phone regarding the Fischer Creek Associates property.

The owner indicated that he had purchased the pfoperty for development
into a marina, campgrounds and residential home 'sites. He said lime-

stone rock had to be hauled in to protect the léke frontage from:

_water erosion. Mr. Evans indicated that an environmental study was

started and partially completed by Donahue & Associates of Sheboygan.
The owner said that approximately $263,000 was paid for the purchase

of these parcels with approximately $60,000 spent on hauling limestone
rock to the shoreline, having surveys made and cost of various develop-
ment studies. Plans were not completed, however, when the owners were
aware that the cost of development as planned proved to be-excessive,
which was partly due to D.N.R. restrictions. Mr. Evans, at that time,
moved to Florida and did not pursue development of the subject any

further.

10



SOILS AND SUBSOILS

In an attempt to analyée the soils and subsoils of the subject
property, I used a copy of the "Scil Survey of Calumet and Manitowoc .
Counties." This publication was prepared by the United States Dept.
of Agriculture - Soil Conservation Service, in cooperation with the
Research Division of the College of Agricultural and Life Sciences
of the University of Wisconsin, issued in February, 1980. Major
field work was done in 1971-1975 and for this opinion will refer to
conditions as of 1975. The subject property is found on pages 102

(insert "c") and 117 and for this report I copied these 2 pages,

"taped them together and outlined the subject property on the composite.

(See section marked EXHIBITS.) Within the outline I found the follow-
ing soil types based on the soil survéy mentioned:

Amount Suitable for
of Slope Drain Fields

TeA Tedrow loamy £fine sand 0 to 3% No
PIB Plainfield loamy sand 2 to 6% Possible
OaB Oakville loamy sand 2 to 6% Possible
Ke Keonins very fine sandy loam 0 to 2% No
As Aguents, sloping No
MuA  Mundelein silt loam 0 to 3% No
ZuB  Zurich silt loam 2 to 6% Possible.
PIC Plainfield loamy sand 6. to 12% Possible
Gb Granby fine sandy loam 0.to 2% No
NsB Nichols very fine sandy loam 2 to 6% No
ShA Shiocton very fine sandy loam 0 to 3% No
BtC2 Briggsville silt loam ' 6 to 12% No
Fu Fluvaquents No
BrB Boyer sandy loam 2 to 6% - Possible
BsB Boyer sandy loam, _—

/ loamy substratum : 2 to 6% Possible
Ac Adrian muck 2 to 6% No

As can be seen, there are approximately 16 different types of
soil classifications of which only 6 might allow a septic and drain

field system. Table 9, pages 134 thru 139, indicate that most of



these six possibly acceptable soils have rapid or near rapid
permeability, and may cause pollution of ground water. The so called
possibly good soils make up approximately 15% tb 20% of the total
subject property and seem to be about the same in all 3 parcels. You
will also note that just north of the subject along the lake, where
sales 2, 3 and 4 took place, the so0il conditions are vefy similar to
the subject. The steep slopes are also a contributing factor,bmakiﬁg_
most of these property soil types unacceptable for septié systems and
could possibly be solved with extensive grading:of the subject, but
based on my opinion of the highest and best use, as 3-acre residential
building sites and based on sales of similar property, I feel this
would reduce the market value of the subject by removing the natural

beauty of the land and the view of Lake Michigan.



TAXES AND ASSESSMENT

Assessments of subject parcéls as of 1980:

Parcel No. Acreage

Town of Centerville

2-014-007-003.00 $  61.40

2-014-007-005.00 45.54

' 2-023-001-000.00 24.99

2-015-013-003.00 5.00
Total : $§ 136.93

Village of Cleveland

31-023-001-000.00 S 3.41

- Grand Total $ 140.34

i
Assessed
Value

$ 108,775.00
18,600.00
66,925.00

500.00

$ 194,800.00

$  2,650.00

$ 197,450.00

Net Taxes
Paid

3,747.95
640.88
2,454.72
18.34

6,861.89

68.70

6,930.59

1980 Assessments in the Town of Centerville were made at 37.57% of

full value.

1980 Assessments in the Village of Cleveland were made at 53.93% of

full value.

{Refer to tax parcel map in Exhibits F-1)
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HIGHEST AND BEST USE

Highest and best use is defined as the most profitable and
likely use to which a property is adapted or caéable of being used.

In this case there are 3 distinct separate parcels of land,

“A", "B" and "C", and in my opinion each one has a different highest
and best use.

Parcel "A" as mentioned earlier in the report is a triangular
shapéd parcel consisting of 33.99 acres lying west of county trunk
"LS" and is zoned A-~3 agricultural. By itself, as a separate parcel
as an operating farm, it would have somewhat liﬁited value due to
its size, shape and topography. A 40-acre farm by today's standards,
is not an economic sound investment; Also, generally out of any
acreage purchase a percentage is untillable due to shape or topography,
as is in this case. With the cost of money today, I do not feel there
is the demand for large parcels of rural land for residential develop-
ment., If this land were purchased for additional land for agricultufal
uses, I feel the untillable percentage would be absorbed by the new
total parcel, therefore, making this parcel a better economic agricul-
tural parcel. Based on the above, I feel the highest and best use of
parcel "A" is for sale to or purchase by another operating farm set
as additional land. : v

Parcel "B" as mentioned earliér is a rectaﬁgular 4.97 acre parcel
having approximately 662 feet of frontage,on'tﬂe west side of county
trunk "LS". It is nicely wooded with varying topography ranging from
a high buildable plateau on northern end to a fow swale or drainage
area on the southern end. It is zoned A-3 agricu}tural, but due to

the heavy woods and size of the parcel and what might be considered

14



as extreme topography because of its size, I feél the highest and
best use of this parcel would be for a single family residential
lot. The primary puiposes of this zoning district do not describe
parcel "B" in any way, shape or form. (See exhibit of zoning
ordinance.) I feel this parcel is not contiguous with parcel "A",
therefore, should not be figured as part of it. With this in mind
the A-3 zone of one additional single family dwelling per farm
operation over 35 acres for occupancy would consider these as two
separate parcels of records; therefore, I feel a court might allow
the development of one residence because of lot of record, size,
topography ahd it does not fit into the description of the primary
purpose of this zone.

-Parcel "C" as mentioned earlier is a triangular parcel consist-
ing of 83.6 acres lying east of county trunk "LS" having approximate-
ly 6,250 feet of lake frontage on Lake Michigan. The north 42.24
acres is zoned R-2 Residential which would allow l-acre parcels.

The south 41.36 acres is zoned R-4 Residential which would allow
three—acré parcels. The southernmost 3.73 acres has no road front-
aée, but does have approximately 1,350 feet of very rough shqreline.
I feel this part, using easement or small amount of access from "LS",
could be one lot. Based on this, it seems likg a maximum amount of
residential lots that might be developed is 55 lots. With the depth
from "LS" to the lake being as deep as 1,000 feet, to develop l-acre
parcels would cause a street system to be developed on the property.
To develop these lots and with the topography varying throughout the
parcel, it could most likely cause fewer lots. Based on the apparent

lack of high demand for rural lakefront property, I feel the highest

15



and best use of parcel "C" at this time would be for residential
development allowing approximately 3 acres for each parcel.

The center portion of parcel “C" located around Fischer Creek
might make a beautiful park, if not for these local parcels it
could be used as a county wide park having lake frontage along with
the creek. I am sure even if I were to estimate an average size of
parcel (lot) or average value of each, somecne with desires of lake
frontage with its creek might pay a premium price to acquire more
than one lot. Buyers might purchase 2 or 4 parcels, perhaps 2 on
each side of the creek, but I feel this is unlikely. The sales of
property just north of the subject seem to bear out my 6pinion of
highest and best use as 3-acre parcels of residential use. Using
this thought, we find the 83.6 acres would support approximately
28 lots not the 55 lots that the zoning would allow. No plot plan
is being considered at this time. I feel the lots would be developec_l
from "LS" to the lakeshore. They would all offer access from "LS"
and have lake frontage. Because of the varying topography some lots
might be somewhat larger and some smaller, eacﬁ having different

frontages.

‘mﬁ.ﬁhﬂhmﬁtﬁlﬂ.ﬁ.ﬁ.&ﬁ.l
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MARKET APPROACH

With the assistance of Mr. Robert Brandl, Manitowoc County
Register of Deeds, I searched for sales of similar property as the
subject. In my search, I found no recent sales of property in this
Manitowoc market area anywhere similar to the total subject property.

The varied topography and view of the lake along with Fischer Creek

-makes this parcel one of a kind. There were many sales of operating

farms, with farm sets, in exceSS'qf 100 acres, but none had lake
frontage and all had large portions of goocd tillqble land, without
the. extreme topography ﬁbund'on'the*subject, Thé’sales I used are:
very similar to the subject based on my opinion éf highest and best
use. Parcel "A" being used as additional land in conjunction with
some operating farm. Parcel "B" being used as résidential lot

development, may be 1 or 2 lots. Parcel "C" being split up into

- 3-=acre residential building sites. I set. up 3 sales grids for

illustration purposes:
Grid #1 - Lake frontage sales:.

Grid #2 - Non-lake frontage sales (acreage)
in immediate area.

Grid #3 - Non-lake frontage sales (residential)
indicating lot price.

These three grids: can be found immediately following this

market approach paragraph.

The sales analysis sheets along with pictures and a sales map

can be found in the EXHIBITS section of this appraisal.

L7



Sale Date
Price

Per Ac.
Price FF
Lake FTGE
Time
Location
Zoning
Size

GRID NO. 1

LAKE FRONTAGE SALES

1

10/15/80
$21,000
$2,915

$73.94
+9%
equal
R-3
7.205 Ac.

Adj.Price/Ac. $3,177/Ac.
Adj.Priqe/FF $80.60/FF

2

9/7/79
$47,500
$2,262

$86.19
+20%

equal

R-2

21 Ac.
$2,714/Ac.
$103.43/FF

i

3

7/28/81
$12,000

- $10,434

$88.89
-0-

equal

R-2 -
1.15 Ac.
$10,434/Ac.
$88.89/FF

4

10/10/78
$7,000
$4,828

$63.64
+27%

equal

R-2

1.45 Ac.
$6,132/Ac.
$80.82/FF

I contacted Mr. Don Sherman, Supervisor of Assessments, of the

Fond du Lac office which covers this area of the subject. He inform-

ed me, over the past 3 years the annual average increase for time in-
]

~creased by 10%.

reasonable.

Based on my experience, as an appraiser, this sounds

The R=-3 zoning on Sale No. 1 in the Town of Manitowoc

which permits,besides the same as the subject R-2 and R-4, multiple

family structures and mobile home courts. The grantor -states that

the property‘was purchased for resale as 1 or 2 family lot sales.

For this reason no adjustment is being made for zoning. None of

' these sales were as large as the subject and were all purchased for

1 family housing, so no adjustment is being made for size. My

highest and best use estimate is for similar development;

Sale No. 2 was the largest parcel hecause of the extreme depth

‘

of approximately 2,100 feet; therefore, indicafing a higher front

foot value than Sales 1, 3 and 4, which range in depth from approxi-

mately 400' to 950' which are more similar to the subject. Sale

No. 1 is approximately 5 miles north of the subject and is approximate-

ly 7 acres in size. Sales No. 3 and 4 are immediately north of the

1 8
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subject and are very similar in topography and lake exposure. You
will notice the amount of lake frontage is the same between Sales
No. 1 and 4. Sale No. 4 is the oldest sale and needed the largest
adjustment.
I feel Sale No. 3 gives me the best indicator of value by the

lineal footage of shoreline or water frontage. For this opinion I
am rounding Sale No. 3 to $90.00 per lineal foot of shoreline as my

. unit of measure. You will notice‘in the grid, lake frontage seems
to be the most uniform unit price. The acreage: ranges from $2,714 to
$10,434; where as, the water frontage ranges frém $81.00 to $103.00

and Sales 1, 3 and 4 only range from $81.00 to $89.00 per foot.

-
[ ]
«®



GRID NO. 2

NON-LAKE FRONTAGE SALES IN IMMEDIATE AREA

5 : 6 ' 7
Sale date 1/29/78 11/26/79 2/20/86
Price $30,000 $33,400 $80,000
Per acre $2,102 $1,802 $2,500
Per FF Road $637 $25 $151.52
Time +25% +17% » +15%
Location equal equal equal
Zoning A-3 A-3 : , c-1
Size’ 14.27 Ac. 18.53 Ac. 40 Ac.
Adj.Price/Ac. $2,628 $2,108 $2,875
Adj.Price/FF $796.00 $29.00 $174.00

Sale No. 5 was purchased for a single‘famiiy home énd‘was
found unperkable. It has since been traded off‘for another site.
Sale No. 7 had been a hog operation. I attempted to arrive at é
land value by estimating a value of the steel buildings on this farm.
With the terms of the land contract being very favorable and the

preceding land use allowed something heavier than the C-1l zoning

allows presently, seems to have influenced the sale df this property.

Sale No. 6 was purchased for additional land to add to an existing

farm operation, which at this time seems to be the highest and best

use for Parcel "A". For this opinion, I am considering $2,100 per

acre as the value indicator for Parcel "A".
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GRID NO. 3
NON-LAKE FRONTAGE SALES NOT IN IMMEDIATE AREA

ALL PURCHASED FOR SINGLE FAMILY DEVELOPMENT

8 : 9 10 11
Sale date 4/14/81 11/21/80 6/13/80 9/5/80
Price $23,000 $14,500 $17,000 $11,000
Per acre $4,129 $1,597 $2,138 . $7,333
Per FF Road $61.00 $24.00 $22,00 $65.00
Time +4% +8% +12¢ - 49%
Location equal equal equal equal
Zoning A-R A-R A-R a-1
Size 5.57 Ac. 9.08 Ac. 7.95 Ac. | 1.50 Ac.
Adj.Price/Ac. $4,294 $1,725 $2,395 $7,993
Adj.Price/FF $63.44 $26.00 $25.00 §71.00

In my subdivision analysis, based on my opinion of highest
and best use of Parcel "C", the gross sales wvalue of $625,000
divided by the estimated 28 lots indicates individual lot values of

approximately $22,300. You will notice Sales 8, 9, 10 and 11 in-

" dicate a range of $11,000 to $23,000 for single family development, -

which I feel substantiate my value estimates for the subdivision
analysis of $100.00 per front foot for lake frontage. This $100.00
was explained previously in the market approach. Also, Sale No. 8
is very similar in size to subject Parcel "B", which based on my
opinion of highest and best use as a residential-lot or possibly
two lots if zoning would allow. This seems to give me a good unit

of measure for value of Parcel "B" of subject at $4,300 per acre.
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To arrive at a value estimate for parcels "A" and "B" at this
point is a relatively simple calculation. Take the number of acres
times the unit price per acre as analyzed in gfid #2 for parcel
No. "A" and unit price per acre as analyzed in grid #3 for parcel
No. “"B".

In arriving at a value estimate for parcei No. "C" we have an
entirely different situation. With no sales of propefty offering
the same amenities, shape, size and lake frontdée and based on my
opinion. of highest and best use, I am approaching this problem with
a: subdivision analysis approach.i This is baée& on the premise of
buying something, doing something to it and seiling it at a profit
over and above the purchase price plus cost and profit. )

In this analysis, after reviewing the sales indicated in grid
#1, we find where land of this type, in the immediate area being small-
er in size, approximately 2 to 5 acres as individual building sites »
are selling for $90,.00 per front foot of water frontage, regardless
of size or shape when you compare to sales Nos. 1, 3 and 4. As
mentioned previously in this report, approximafely $60,000 worth of
rock had been placed to protect the shoreline, by the present owners.
None of:the sales had any such protection of the shoreline. For
this opinion, I am going to attribute $10,00 per lineal foot of
shoreline, or a total unit value of $100.00 per lineal foot of shore-
line for the subject property, parcel No, "cU.

In considering the expenses to .change this-subject parcel No.
"Q“'from one 84-acre parcel to 28 3-acre parceis, I contacted the

following'developers in the Manitowoc and Two Rivers area:

Mr. Robert Doneff Developer Manitowoc

Mr. Daniel Wergin Developer Manitowoc

Mr. Kenneth Schepper Developer Two Rivers

Mr. Burlyn H. Stuewe Engineer Manitowoc

Ms. Dolores S. Rohrer Court Abstract & Title Co.
22
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In an attempt to figure a sellout period for the subject, I
looked at my sales 1, 2, 3.and 4 and found there were 4 sales'injé
3-year period. This might indicate one sale every 9 months. Apply-
ing this to the estimated 28 lots for the subject, I find a 21 year
sellout period. This appears to be excessive. There has not been
that much land available over the years in this market area offering
the same amenities such as topography, view and proximity of a river
or creek as Fischer Creek offers. Because of tﬂese items this land
might have a greater demand which could shoften~the sellout period,
therefore, for this opinion I estimate a 10-year sellout, which
would average 2 to 3 lots each year.

Based on the above factors, I find the following:

Gross Income 6,250 L. F. @ $100.00 $ 625,000
Expenses: :
Plats and Surveys 28 lots x $250 ‘ $ 7,000
Title Insurance 28 lots x $100 2,800
Management @ 5% 31,250
Sales Expenses @ 10% 62,500
Taxes - 1981 6,300
Total EXpenses, . . . < « « « « o « o . $ 109,850
Net value before profit $ 515,150
Less profit @ 25% .128,788
Net value after all expenses, . . . . . $ 386,362

This would indicate that if all the lots were to sell immediate-
ly, one could expect $625,000 gross sales. I do not feel the market
warrants a l-year sellout. As mentioned previoﬁsly; I estimate a
10-year sellout period for all 28 lots as -proposed in this analysis.
In discussion of this type of property with bankers and lending
institutions in the area, allowiﬁg for risk @ 1-1/2% and a non-

liquidity rate of. 1/2%, 1 feel an overall rate of 15%, which includes
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12% for pure interest, is warranted in this analysis. Knowing these
items are necessary to determine the present worth of future benefits.
Net value after: all expenses equals $386,362 divided by 10 years =
$38,636 annual net income. Using the "Inwood Tables" and consider-

ing a 15% rate in 10 vyears with an annual net-we find the‘following:

Net Annual Present
Year Income Factor : Worth

1l $ 38,636 X .8696 $ 33,598
2 38,636 X .7561 29,213
3 38,636 X .6575 25,403
4 38,636 X .5718 22,092
5 38,636 X .4972 19,210
6 38,636 X .4323 16,702
T 38,636 X .3759 14,523
8 38,636 X .3269 12,630
9 38,636 X .2843 10,984
10 38,636 X .2472 9,551
Raw land value, . « « « + o « « + & $ 193,906
Rounded tO, . v ¢ « « o &+ 2 o o o« » $ 194,000

B L N R N L ML R AL
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PROPERTY OFFERINGS

I contacted Mr. Wm. Scholten of Century 21 and First Securltles
and Mr, Casey Stangel of Lakeshore Realty regardlng offerlngs of
similar types of property in the relatively immediate area.

Mr. Stangel informed me that the firﬁ he represents is offering
one lot approximately three miles north of the subject on the east
,side of County Trunk "LS" with 100 feet of lake frontage. The
asking.price of this parcel is $10,900. The soil.on this lot does
not perk which means a septic mound system=wouldlhave to be used.
The lot size is 100' x 700' which is approximateiy 1-1/2 acres and
indicates $7,267 per acre of $109 per foot of Lake frontage.

Mr. Scholten informed me that Century 21 is offering 10 lots
in the same vicinity as above offering, on the east side of County
Trunk "LS", having lake frontage. Each.lot is 1-1/2 acres and also
has Lake frontage ranging from 100' to llS'vwith;a depth range of
from 590' to 670'. These lots are being offered for $8,900 each
and are not perkable. All 10 lots have a total lake frontage of
1,065 L.F., and at $8,900 each indicate a value of $84 per foot of
lake frontage or $5,933 per acre, ! |

Overall, I feel the subject property has beéter amenities
than these offeringe, but I feel they sﬂbstantiaﬁe the $100 per
foot of :lakefront established in my market analyais for Parcel "C"

of the subject.
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Mr., Bill Scholten indicated that Centmry 21 is offering a
parcel located on the west side of "LS" near the other parcel
mentioned previously, located on the east side of "LS". This parcel
consists of one acre and is offered at $4,500. The soil on this
parcel also does not perk, but Mr. Scholten feels it should sell
atvthat price. | |

This indicates an acreage value of $4,500 fqr a residential
site which seems to support the $4,300 per acre unit price for

Parcel "B" of the subject lands.




RECONCILIATION AND VALUE ESTIMATE

Based on my opinion of highest and best use, I find three
separate parcels of land totaling 122.56 acres, per surveyor
(Colin Rayford). PFor this opinion I am stating that I consider these
parcels as being unimproved, except for the rip rap which has been
accounted for in my analysis. The roadway and bridge, as built by
present owner, do not fit into my opinion of hiéhest and best use,
éo no value is being attributed to them.

Realizing the above, no cost approach to v;lue was considered in
this opinion of value. ‘

The income approach, in this opinion, is really a mixture of
market along with the subdivision analysis, which accounts for gross
sales based on a market study, expenses to develop and sell along
with a‘discount on net earnings for an extendedisell out period, to  :7
arrive at a value estimate. Based on the above statements and infor-

mation contained in this report the final value calculation for

Parcels "A", "B" and "C" are as follows:

$ 71,379 rounded to $ 71,400.00

Parcel "A" - 33,99 Ac. X $2,100

Parcel "B" =+ 4.97 Ac. X $4,300 $ 21,371 rounqed to $ 21,400.00

Parcel "C" - As per subdivision analysis o $ 194,000.00

Total estimated market value of above parcels ié:

Two Hundred Eighty Six Thousand, Eight Hundred Dollars ($ 286,800.00)
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c1uAL VALUE ESTIMATE

pased on all the foregoing information, it is my opinion the
estimated fair market value of .the subject as of September 15, 1981,

¢or the purpose of a possibie sale or purchase is:

wo Hundred Eighty Six Thousand, Eight Hundred Dollars

{$286,800.00)

The value attributed to each parcel of the subject is as
developed in the reconciliation and value estimate paragraph pre-

ceeding the final value estimate.

Respectfully submitted,

Lo fi/9/kf£;£;;ZZjZifj"

RUBEN H. BOETTCHER, C.R.A.
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CERTIFICATION & STATEMENT OF LIMITING CONDITIONS

CERTIFICATION: The Appraiser certifies and agrees that:s

1. The Appraiser has no present or contemplated future
interestrin the property appraised; and neither the employ-
ment to make the appraisal, nor the compensation for it, is

contingent upon the appraised value of the property.

2+ The Appraiser has no personal interest in or bias
with respect to the subject matter of the appraisal report
or the participants to the sale. The “Estimate of Market
Value” in the appfaisal report is not based in whole or in
part upon the race, color, or national origin of the pro-
spective owners or occupants of the property appraised, or
upon the race, color or national origin of the present
owners or occupants of the properties in the vicinity of

the property appraised.

3. The Appraiser has personally inspected the subject
property and has made an inspection of all comparable sales
listed in the report. To the best of the Appraiser's know-
ledge and belief, ail statements and info;mation in this re-
port are true and correct, and the Apprﬁiéer has not know-

ingly withheld any significant information.

"4+ All contingent and limiting conditions are contained
herein (imposed by the terms of thevassighment or by the
undersigned affecting the analysis, opinions and conclusions

contained in the report).
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5."This appraisal report has been made in conformity
‘with and is subject to the requirements of the Code of
Professional Ethics and Standards of Professional Conduct

of the appraisal organizations with which the Appraiser is

affiliated.

6. All conclusions and opinions concerning the real

- estate that are set forth in the appraisal report were

prepared by the Appraiser whose signature appears on the
appraisal report. No change of any item in the appraisal
report shall beaméda‘by anyone other than:ths Appraiser
and the Appraiser shall have no responslbility for any

guch unauthorized change.

CONTINGENT AND LIMITING CONDITIONS: The certification of
the Appraiser appearing in the appraisal report is;subjeét
to the following conditions and to such other specific and
limiting conditionS'és=are:=et forth by the Appraiser in
‘the report.

1. The Appraiser assumes no respdnsibiiity for matters
of a legal nature affecting the property appraised or the
title thereto, nor does the Appraiséf renéer-any opinion
as to the title, which is assumed to be gpdd and marketable.
The property is appraised'as‘though~unaer responsible owner-

gh i_pm ’

2. Any sketch in the report may show approximate dimen-
slons and is included to assist the reader in visualizing

the property. The Appraiser has made no éurvey of the



property.

3. The Appraiser is not required to give testimony or
appear in court because of having made the appbaisal. un-
less arrangements have been made p;ior to court appearance.
A fee of $50.00 per hour, plus travel expenses must be paid
for such appearances, if within one year after the date of

this report.

4. The Appraiser assumes that there are no hidden or
unapparent conditions of the property, subsoil or structures
which would render it more or less valuable. The Appraiser
assumes no responsibility for such conditions or for engi-

neering which might be required to discover such factors.

5. Information, estimates and opinions furnished to the
Appraiser, and contained in the report, were obtained from
sources considered reliable and believed to be true and
ecorrect. However, no responsibility for accuracy of such
items furnished the Appraiser can be assuméd by the Apprais-'

ers.

6. Disclosure of the contents of the appraisal report
is governed by the "Bylaws and Regulations of the Society of

Real Estate Appraisers'.

7. Nelther all, nor any part of the content of the report,
or copy thereof (including conclusions as to the property
value, the identity of the Appraiser, proféssional designa-

tions, reference to any professional appraisal organizations



or the firm with vhich the Appraiser is connected) shall be
used for any purposes by anyone but the client specified in

the report, the mortgagee or its successors and assigns,

mortgage insurers, consultants, professional appraisal or-

ganizations or any state or federally apprdved financial
institution without the previous written consent'of the

Appraiser; nor shall it be conveyed by anyone to the pub-

1lic through advertising, public relations,ﬁnevs sales or

other media, without the written consent and approval of

the Appraiser.
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QUALIFICATIONS of RUBEN BOETTCHER CRA

EDUCATION

Appraisal course = Princ1ples & Techniques of Residential
appraisinge.

Residential Appraisings University of Wisconsin extension
‘Manitowoc, Wis,.

Society of Real Estate Appraisers 101 courses Unlversity
of Wisconsin extension, Milwaukee.

Valuation Course # 1 :+ Northeast Technical Institute
Green Bay, Wis. _

Valuation Course #2: Northeast Technical Institute
Green Bay Wis.

Valuation Course #31 Northeast Technical Institute
Green Bay, Wis. .

B D OD OSSP S G008 5000200008803 0000 00060000608 200208000008000a00

PROFESSIONAL MEMBERSHIPS

National Associatiorn of Review Appraisers, with a desigination

of C.R.A.

fandidate for SRA desigination ( Society of Real Estate
Appraisers)

Menmber of Rotary Clud of City of Two Rivers
Wisconsin Association of Assessing Officers

International Association of Assessing Officers
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Clients Served

1.  Manitowoc Savings Bank, Manitowoc,-WiSQ

2. Mani£OWQg County Bank, Manitowoc, Wis.

3. Pirst Savings Association, Manitowoc, Wis.

4, Dept. of Housing and Urban Development

5. Bank of Two Rivers, Two Rivers

6. Citizens Lakeshore Bank, Two Rivers |

7. Prontier Savings Association, Two Rivers, Wis.
8. State Dept. of Veterans Affairs, Madison, Wis.
9. VWayside State Bank, Creenleaf Wis. | )
10. Bank of Kewaunee; Kewaunee, Wis.
11.. Employee Transfer Corp. Chicago Ill.
12. Chicago _ Northwestern Railroad

13. Executrans, Inc. Deerfield Ill.

ik, Appralsers & Associates, Milwaukee, Wis.

Engageq in fee appraisal work since 1971

Engageé in tax assessment work since 1952

Types of'Apgraisals

Lands Residential tracts and lots, farmland and lake and

river frontages. !

" Residentials Single family residences, multi family residences
and apartment dbuildings. ‘ |
Commercial: Stores, auto service & sales, métels, supermarkets

medical clinics etc.
Reviewing regidential appraisals under the U S. Dept.

of Housing & Urban Developnent Rehabilition Loan Program
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EXCERPTS FROM:

Town of Centerville -- HManitowoc County

Zoning and Land Use Ordinance‘Regulations

Ordinance Adopted
. April 6, 1977
by the Town Board
of the Town of Centerville

Third Printing = -

Revised to Include all Amendments
to April 1981
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TOWN OF CENTERVILLE

Ordinances Related to Constructién-

1
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III
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VI
VII
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XV
XVI
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XVIII
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XX
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XXIV

- XXV
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Zoning and Land Use Ordinance (all cpnstfuction)
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Holding Tanks
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43
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TOVN OF CENTERVILLE ZONING AND LAND USE ORDINANCE REGULATIONS.

An ordinance repgulating and restricting the location, construction and use
of buildings, structures, and the use of. land in the Town of Centerville and
for ‘the parpose of dividing the Town into districts. Tﬁe Town Board of‘the
Tovn of Centerville, under the authority of Séctions 60118 (12), 61.35, and

62.23, Visconsin Statutes, hereby ordains, enacts, and publishes as follows:

SECTIOI 1. PURPOSES

It is the purpose of this ordinancé to promote the,publicihealth,~safety,
and general welfare of the Town :of Centerville, of Nanitowoc County; and it
is the intent of thi§=mrdinance 4o assure adeguate 1ivingfareas'hy»yrevanting
:pvercroydingsand by"providing lots nfkaaequgte:size;'ﬁy‘prouidingtfor a variety
of ‘housing types; by providing for shopping, church, and éultural facilities
without disrupting the-residentidi‘gualiiy of'therarea, by preventing blight
:and,SIun'development through the prevention of incompatible land uses; by
encouragzing atiractiiveness and éound dcvclopﬁent; to proteci_rural land re-
sources; prevent rural slums and blight; conserve the scenic beauty of the
countrysides discouragefuneconomical:scattef;ng-of development; “to assure
ssound'commeféial development by 'providing commerical areas of sufficient size
&nd in thé right;p1a§es 1o:serve'the.néeas of'the_peﬁple3‘by'encouraging
planned, integrated commercial zreas; by discouraging the siringing out of
ccommercial development along major streets; by recognizing the business

districts of the Town's communities :as the principal shopping area and hud

of coomercial functions for their respective market areas; to -encourage the

@xpansion of existing indus‘iry and new devclopment by preserving industrial

"dand from encroachment of non industrial uses; to conserve :and wisely use

the town's matural resources; ‘to provide for he wuses ot land and buildings
in 'such a way as to provide Tor economy in government. Notwithstanding any-
thing contained hercin ‘to ‘the contrary, compliance with federal, state, or

count? regulations :shall not be altered.



12. Any separate residence éstablished as premitted in either -

Sections IX or X hereunder shall conform to the requirements under -

IX D and E.

SECTICL V.

R-2 HESIDENTIAL DISTRICTS.

The following regulations shall apply in all R-2 Districts:

A. PERMITTED PRINCIPAL USES.

1.

2,

3.
4.

One and two family dwellings.

Churches: and similar places of worship.

Convents and monasteries,

Phblic;schéuls, parks, playgrounds and recéeafional areﬁs.

PriVEte-eleme#tary and high schools. |

Pire stations.

Public utilities.

Customary asgricultural operations including a garden,

nursery, greenhouse and usual farm.building, subject to

?hc following restrictions:

& Eo building in which ferm animals are xept shall be
closer thet 100 feet to any adjoining lot line.

b, Hbfstorage-af‘manure_or'odor-or‘dnsxbpro&ucine substances
-angil be permitted within too.feettaf‘aﬁy adjoining lot
Iine. Do open manure pit or tank shall be permitted with-
iQ;ESO?fEQt,of the road or any adjoining Iot line.

¢. HNo greenhouse heating plant shzll be operated within 50
feet of any adjoining lot line,

d. No products shall be publicly displayed crlaffered for
sale fram the readside. |

¢. o swine farms-or fur farms shalI.Be:permitted;



B. PERNITTE

D ACCESSORY USES. The following accessory uses are per—

mitied if located on the same lot with the rermitted use:
1. Private garage.

‘

2. Customary home occupations or professional offices conducted

by the resident only, provided that there be no external evid-
ence of such use except an announcenment or professional sign
not over three square feet in area.

3. Other customary accessory uses and buiiding, provided such
uses are clearly incidentair to the principal use and do not

incsude uuy actavity commonly coxmducted es a business.

C.. CORDITIONAL USES.

The following uses sre permitted on issuance of
a. special permit as provided in Section XIV.
¥.. Public building end institutions.

2. Hospitals, sanitariums, nursing homes, convalescent hones,

D. XYARD REQUIZERENTS.

T.. Front yard set brck shall be &-nminizum of 80' {rom the center

linc of road excecpt on state and federal nighways.. (See Set

Backs, Sec. JXIII).
2.. Side yards shall} each have & width of not ipss than 25 feet.

3. 'Rear yards shall each have a width of not less than 2% feet.

E°  HEIGHT AND AREA REQUIRFFENTS.

L

1'.. Ko building shall be erected to a heightfinwexcess of 35 feet.
2. Lot width shall not be less than 150 feet.
3. Lot area shall be not less than one acre.

SECTION VI.. R-3 RESIDENTIAL DISTRICTS.

The: Fpllouing regulations shall apply in all R~3'Dis%ricts«

K. PHRUITTED. PRINCIPAL USES.

T.. Sane: as R-2 Districts.

2.. Two fhmily dwelrings.

’



B PERMYITTED ACCESSORY USRS,

4. Saue as n-2 Districts. : ' ///

C. CONDITIONAL USFS.

The following uses are permitted on issuance of é sﬁecial vermit
as provided in Section XIV.

' 1. Sare as R-2 Districis.

D. YARD REQUIREMENTS.

1. PFront yard shall be a minimum of 80' from the center line of road

g e "
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except on state or federal highways.

2. Side yards shall each have a width of not less than 25 feet.
3. Rear yards shall each Have & width of not less than 25 feet.
E. HEICET AND AREX REQUIREMENTS.. | |
1. No building shall be erected to a height in excess of 35-fe§t."
- 2. Yot width shall be: not lnss~than:150:feet.

%. Lot area shall be not less. than one acre;

SECTION VII. R-4 RESIDENTIAL DISTRICTS.

The following regulations: shall apply in: all R-4 Districts.

&. PERKITTED PRINCIPLL USES.

1. Single family dwelling.

B. PERMITTED ACCESSORY. USES.

¥.  Public Garages.
2. Utility bBuildings. not greater than_TS%'of the principal bBuilding.

C. CONDITIONAL USES.

The following uses are permitted.on~iésuance of a special permit
as provided in Section XIV.

¥+« Recreational area..

D. XYARD REQUIRENEITS..

1. Fronmt yard sel back.shnlﬂfbeta1minimum of 80' from center Iine :)



of road except on state or federal highways. (See §pt Backs,
Sec. YXII1). |
2. Side yards shall eaéh have a width of not less than 25 feet.
3. Back yards shall c¢ach have-a vidth of not less than 25 feet.

E. HEICHT AND AREA REQUIREMENTS.

1. No building shall be erected to a height in excess of 35 feet,
2. Lot width shall not be less than 250 feet.

3. Lot area shall no be less than 3 acres.

SECTION IX A-2 AGRICULTURAL DISTRICTS

- %he follbwing~regulations shall apply in 211 A-2 Districts:

k. PERPITTED PRINCIPAL USES.

1. Farme end farming related structures, provided no open
ranure pit or tank sﬂall be permitted within 250 feet of
the road or any adjoining ldt line.

2. Dwelling; as foliows:

a. .Farm homestead.
b. One additional single fﬁmily dwelling or mobile home
per farm. Any mobile home constructed ghall be subject
- to the provisions of SECTION FXVI.
¢. One non-farm related single family dwelling per lot
where no‘dwelliné existed on April 6, 1977.

d; Such additional dwellings as may ?e approved by the
planning énd zoning committee subject te SECTICH XIX
of‘thisvordinance.

3. Roadside stand for selling farm preducts produced on same
Ipcation, "

4. TForestry, sawmills, grain drying, cleaginglor storage.

Kgricultural, varchousing or storage for products pro-—

i

duced or this sane locution.

et



'SECTION X. A~3 AGRICULTURAL DISTRICTS. ) .

The primary purposes of thié district are. to: (1) Preserve

productive agricultural land for food fiber production; (2) Preserve

productive farms by prevehting land use conflicts between incompafible ,

uses ené controlling public service cost; {3) laintain a viable

agricultural base to support agricultural processing and service

indsutries, and, (4) Pace ard shape ‘uz;ban growth,

Tre following regulations shall apply in all A-3 Districts.

k. PERFITTED PRINCIPAL USES.

124
13.
14.
15.

16.
17.

18.

Beckeeping.

Dairying.

Farning.

Fl'or‘i'c:ul‘buré..

Forest .End. Egame managenment.

CGruzing.

Greenhouses. » - N

Livesitock raising, except conmercial feed lots.

'Or.ch-azt&s, .

Plunt Furseries.

Poultry raising, except commercial egg production. .

}{msing of grain, grass, nint and seed crops.

;;t{'ai.sing ©of tree fruits, nuts and berries.

Sod farming.

Fesential services, where such services zre exempt fronm local
regulation .and have received a certificate under SECTION
196.497, Wis. Stats.
Vepgetable Ruising.
Viticultunre.

Dwellings &5 Tollows:



- PERMTTTED ACCESSORY USES.

a. Farm Homestead.

. b, One addit1ona1 sxnglo—famxly dwelling or mobllo home

.4':jper farm operatlon over 35 acres for occupancy by
'»ﬁparents, chlldren or employees of the farm operator.

Any moblle home consturcted shall bo subject to the
provisions of SE&TIbN XXVI.

¢. Existing residences at the time of the adoption of
this ordinaoce, located in areas subject to this
section which do not conform to the requiremonts nay
be continued in residential use andééhall not be sub-
Ject to eny limitations imposed;:suqh:existing‘
residences may be altered, regai:réa‘ ‘or rebuilt if
destroyed but are subjeet %o aetbac%, width and other

dimensional requirements.

1.

2.

Private Garage. S
Cusfomary home occupation or professional offices conducted
by the resident only, provided that there be no external

evidence of such use except an announcement or professional

sign not over three square feet in: area.
Other customary accessory uses and:build#ngs, provided such
uses are clearly incidental to the principal:use and do not
includé any activity cormonly conducted 43 a business.
Roadside stands for the sale of farm products,

Signs not be exceed twenty (20) sguaro féet in area displaying
the name of the farm, owner, farm organgzation or advertising
the products produced on the premises..

Tenporary signs (e.g. real estate, for rént, bazaar, garage

sale, political, etec.)



- C. CONDITIONAL USES.

1. One. -additioﬂal‘.éingle—‘faﬁily »d‘w'e;l»iin‘g or. mobile home per

|
u ' | ; , ”"fa‘rx:lx operation -over 35 acres ’fo-r‘t?'éc‘cu'pa‘ncy‘:“by' parents '.*'or. s
| ~ children ,of,-_thé farn opérétor. ‘.#Any mobile '-héme coﬁs\t’ructed» N
.‘ .shail_‘be subject 1';0 the pro?isions of SHECTION XXVI.
“ . 2. 5Sand and gravel extraction, subject to permission of the
' C Town anrd. - |
“ | 3. Commercial Feed Lots.

S » 4. Comnmercial Poultry Cperations.
l ) 5. Saw Kills.
'l 6. Fur Fargs.
| 7. Riding Stables.'
.I 8. Equestr:llan Trails.
| | 9. Fish Farms.

10. Govérnmental uses such as fire stations, highway storage

garages, solid waste disposal and sewage treatment plants,
excavation or extrzction, schools, parks and campgrounds,
a l airports, and landing straps.

’ l 11. Religious uses such as churches, SC‘}VIO.O‘IS a.nd cemeteries,
~¥2. The sale and service of machiﬁory used in’ agricultural

! I - production,

3. Facilities used for the centralized bulk collection, storage

] I and distribution of agric;,tltural products j:o )wholcsale and
; I . reftail rarkets, :
14. The storage and sale of seed, feed, fertilizer and ather
2 ‘ products essential to agricultural prod‘uctioh.
! l , 15. Facililies used to provide veter‘iﬁa-r'ian services for livestock.

16. Other agricultural-related, religious, utility, industrial or

: l governnental uses sinmilar to those listed (above) which are



compatlble ‘with the purposes of thls dlstnct, w}uch ‘do not

| jconfhct with agncultural use ahd wha.ch are found nece.,sary
‘-'.'in 11ght of alternatlve locatlons avallable for such uéés.
17. Gas or electrxcal utlhty uses not requirmg authonzation“

under 8Section 196 491 (3), Wis. Stats.

L
i
d ,
u ‘ Ihe préceding Yist of conditional uses are permitted on issuance of '

' a special pefx':xit as provided in Sec}ion XIV and t_he following standards.
’. The Deparipent of»Agriculture, Trade and Consunmer Protgction, shall
u be notified of the approval of any conditional use. In passing upon

.apphcat:.ons for conditional uses, the Boa.rd of Appeals shall also con~

ﬂ sider the following: relevant factors:

1. The po,t;en,-"tial 'for. conflict witﬁ- agricultﬁral use.

2. The need: of the proposeri use for a location in an agricultural

ared.,.

3. The availability of alternative-locations.

4. The productivity of the lands involved.

'5.. The location of the proposed use so as to reduce to a minimum, v
. the: amount. of productive agriéultural l-a#d converted.

6. The efTect of the proposed use on ﬁater or air pollution, soil

erosion. and rare or unreplaceable natural resources.

f.. Front y)ar'd‘sw shall be as required in SECTION XXIIT.

2. Side yards and rear yards shall each have a width of not

Yess than 25 feet.

3. Hotwithatanding anything tu The contrary in this Seciaon,
no: opemr manure pit or tank shaiix be permitted within 250
feat of the road or any adjoining 1ot ime.

' D. T£RD REQUIREMERTS.
i

¥. HEIGHT AND. ARY PENUIRELENTS.

'l T.. lio butldine shalli be erected in e:-:cfess cf 60 feet, emcepi

" : B that farn siructures or parts hereof not used fer human



occupation may be erectced to height exceeding the limita-
A

tions of this district provided that such structures con-

form to the regulations of the Manitowoc County frirport

Height Limitations Zoning Ordinance and does not present

& hazard to aircraft in or adjacent to the county.
2. Lot area shall not be less than 35 acres.

SECTICY XI. PRD-1 PLAKNED RHSIDENTIAL DEVELOPMENT DISTRICT.

Tre Planned Residential Development District is intended to allow for
cluster developments, garden aperiments, row housing and group housing,

L Plarned Residential Devlopment District may be established only after

<ze Town Board and the public hearing end amendment procedures estab-

lished in Scction XX are followed. Such a district may be established

within A-2, B-2, R-3%, and B-4 districts, subject to the following

u £zplication is rmade by the properiy owner, or his authorized agent,. to

trovisions:

M Y. Permitted uses include single and multiple-farily df—}velopments and
normally attendant =zccessory ﬁscs.

iI 2. Yobile Yome Ccurts--lcbile Eoce Courts shall be permitted in PRD-1
!l within en R-3 arez only.

3. "The underlying district regulations, including dwelling types,
ll - mininun lot area and yard requirements may be varied, provided that
g adequate open space shall be provided so that the average inlensity

I and density of land use shall be no grrzater: than that permitied for

Il the underlying district in which it is proposed to be located.

L. A site plan shall.be submitied with the éppflication and shall include
!I street desipgn, nunter and general location of dwelling units, common
! l structures and facilities, utilities, ond other information that the

Town koard or its delegated authorily may require to make a decision.
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LEGAL DESCRIPTION: Part of SWi SWi

" Section 18 T. 18 R. 24

PHOTO DESCRIPTION: 8/29/81

Lookins Northeast from county trunk "LS#

\

Dorothy H. Stangel

GRANTQR:
CRANTEE: Bernard R. Stangel and Jeanette

SALE DATE: 10/15/80 poc. TYPE: _ L.C.

291

voL: 655 . PAGE:

-

VERIFIED BY:

Bernard R, Stangel

SALE PRICE:__ #2%;000

AREA: ACRES 7.205 SQ.Fr._313,850 F.F.___ 529 WATER FRONTAGE__28L
ZONING: B2 1 and 2 Family residential
SRICE PER: AGRE_ 2915 sQ.FT,__ 067 F.F.___39.70 _ L.F, VATER FRONTAGE_ 73

COMMENTS ¢

Fairly level being approx 5' below street grade. Appears tillable. Not being

farmed at this time. Presently listed for sale, Asking 310,900 for parcels that are appro

1} acres,

Owner says the land perks for mound system only.
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LEGAL DESCRIPTION: Part of Govtt, Lot 2 in

Section 11 T.17 R. 23

PHOTO DESCRIPTION:

Looking east from County Trunk "LS"

ZONING: . R=2 Residential _ .

GRANTOR: _Edger R. Gillizan and GéFaldine T

GéANTEE: ¥argaret S, Savage :
saLE pate: 9/1/19 ~__poc. TypE:___¥.D. voL:__ 634 PAGE: 17
VERIFIED gy Robert Brandl Mtuc. Co. Register of Deeds

SALE--I{R.I&IE_': k7, 500 ;
AREA: Acﬁs 2 - 5Q.FT, 91k, 760 F.Fr, 360 WATER FRONTAGE __ 551.1

L.F. WATER FRONTAGE 85.1

°RICE PER: ACRE_ 2262 'sq.Fr,_ 052 F.F, 131.9%

COMMENTS ¢ Fairly-lefel. “Appears tillable, Presently being farmed in front, MNew large

residence being built on East end overlooking Lake Michigan near the bank,




SKETCH : , PIIOTO

¢ LEGAL DESCRIPTION: Pirt of Gov't, Lot 1 in - PHOTO DESCRIPTION: ___ &/29/81

Section 14 T.17 R.23 Looking East from County Trunk .-“'iL,S"

& GRANTOR: G. ¥ichael Simon and Barbara L

GRANTEE: Jan Van Spijker and ‘Barbara Ann

oy

- saLE paTE:_7/28/81 __Dpoc. TyPE:___ L.C. voL:__S%9 . page: 400

. VERIFIED By: Robert Brandl  Mtwc, Co. Register of Deeds

SALE PRICE: 13»12,000 33000 dowm W/ remainder $200 per month at 11%

1 AREA: ACRES 1-15 sQ.FT. 29,0% F.F. 112.2  uaTR FRONIAGE 135

PRICE PER: AcCRE 10,434 sQ.Fr. 0.2 F.F. 106.95 L.F. WATER FRONTAGE 88.-

————

COMMENTS: Open land, gently rolling with good view of lake lMichigan, Ideal building site.

7

Approx 4' above road grade, :
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LEGAL DESCRIPTION: Part of Gov't. lot 1 in .| PHOTO DESCRIPTION: 8/29/81
Section 14 T.17 R.23 s Lobking east from County Trunk "LS"
'5 I CRANTOR: Eldred Jemes Hornung and Catherine LT S
GRANTEE:_ - Joseph P. ¥oll ‘and Cicely
" SALE DATE:_ 10/10/78 - poc. TypE: __ L.C. voL: 614 . ppgE: 172

i I%’EKH‘IED ISY: " Robert Bz*aridl_ lMtwe Co, Register of Deeds

SALE PRICE: 57,000 52,000 down W/ $5,000 pzid in 3 instzllments at 9%

3 AREA: ACRES 1.45 - sq.FT. 63,162 F.F. 244.8  VATER FRONTAGE 110

.tlzo::}_m; " R=2 Residential
: BRIC

RICE PEr: AcRe 4828 7 ‘sq.pp. O.11 F.F. 2880 ' r. waTer FrONTAGE O3.%

glCOHh"ENTS. Sparsley wooded. Approx. 50% with Pine trees planted 20 years ago., GCently rolling.

I “Approx. 5! below road grade. 2 cabins have been built since purchase.
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Part of Npi @i

i

LEGAL DESCRIPTIION:

Section 22 T.17 R.23

PHOTO DESCRIPTION:

Locking west from County Trunk "LS"

John . Husband and Wife

| GRANTOR:

o i

GRANTEE : _Hobert A. Kaczrarowski and Wife
"J',-Do

voL:_ 617 - pagE:_ 173

SALE DATE:  1/29/79 DOC. TYPE:

VERIFIED B-Y:: RObert ‘A, Ka‘c?aerWSki

$30,000

SALE PRICE?
SQ;FT. 621, 601

WATER FRONTAGE

F.F. £37.26

AREA: ACRES 14.27

ZONING: A-2 and AR-2 (At time of sale) >Now zoned’A*B Agnicuitural

048

l“7 008

F.F. L.F. WATER FRONTAGE

' PRICE PER: ACRg 2102

SQ.FT,

COMMENTS ¢ High land. ILevel in front and gently rolling at rear. Wooded on the North, Yest

and South lines. Assumed to be buildable, Appears to have same soil as subject.

Had béén baught for hore sité but was found to be unperkable and since traded off for nothe

Honme site,
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SALE NUMBER 6

SALES DATA

- - SKETCH ' o PHOTO

V2,827

i

\q:

4.

S

N

\

SLS.5 7’

LEGAL DESCRIPTION: Part Govt Lot 1 lying west PHOTO DESCRIPTION: 8/29/31
" of County Trunk "LS" in Sii sui Looking Northwest from County Trunk "L3"

~ Section 22 1,17 R.23

- ' - - . [t
CRANTOR;_ _Carlton Brehmer .
GRANTEE:. Brigitte H. Johnson
SALE DATE:__11/26/19 . poc. TYeE:_ WD VoL:_ 640 pAGE;__ 200
‘VERiFIED BY: Robert Brandél' ‘twc Cb. Register of Deeds
SALE nﬁcz; 333,400 |
¢ma: ackms 285 - squpe, 800181 F.F.__ 12326 yamer FrRONTAGE
ZONING? A-3 AgriCUlturai : ) B ’
rice PER: ACE 182 SQFT._.0Al ____F.F._ 2519 _ L.F., VATER FRONTAGE __

 COMMENTS: Is level at road grade. Tillable and preéently being cropped with corn and it

appears to be a good crop. Purchased for additional to an existing operating farm.




I . SALES DATA SALE NUMBER 7
) SKETCH PHOTO
I Maf-éo' I PRy Va4
| 3 5
1 iy
[ N
| X
X
X
L T _ . o ‘ :
LIAL DESCRIPTION: The W3 Wi Nwi of PHOTO DESCRIPTION: _8/29/81
-Sltion 34 T,17 R.23 S Looking South froz South Cleveland Road.
5; lI' ’ P ’”’
‘cranTOR: Belitz Brothers Inc )
cBrzs. . Lee L. Lindsey and Harion K. :
SARE DATE: 2/20/80 DOC. TYPE: L.Ci VOL: _ 645 - PAGE: 283
§ — , . :
%ERIFIED BY: Robert Brardl Mtwe Co. Register of Deeds
T_SA' PRICE: _ #100,000 (Bldgs $20,000) Lend value $80,000 ‘ ;
: ACRes 40 8Q,FT.__1, 742,300 F.F.___ 650 _ WATER FRONTAGE
! , o . ‘ :
20y, C-1 Conservancy ' .
(;‘IE PER: AGRE__2500 SQ.FT,___.057 F.F.__151.52 __L.F. WATER FRONTAGE

Terns Nothing down W/ annuzl payments of %10, 955 Incl,

intersst/ year at 93 to bzi;

2 ?_ggfgl . ’ .

erty has Mise, metal buildings with est value of 320,000, bal is

to the land. Iand is

and appears tillable. Has a

small low spot in Northwest corner. Wooded on South end.




SALES DATA SALE NUFBER o

SKETCH ' | PHOTO

vy
SLT sl

Fps

Frvee - remet £,

TLEGAL DESCRIPTION: Part SBi S

~jre

of

s

B

_ _ ‘ SR
Section 1 T,18 R,.23 o Looking Northwest from Silver Creek Rezd.

CRANTOR: Stephen C. Koehler and Kathryr ‘ . _

GRANTER : David J. Yrotek and Barbara . | )

SALE DATE:_4/14/81 - DOC. TYPE:__4.0.D. voL:__ 665  pagE:__ 396

VERIFIED BY:‘ Robert'Brande} Mtwe, Co. Register of Deads

b )
SALE PRICE:__#°3>000

AREA: ACRES_2-971 sQ.FT, 242,529 F.F.__ 2315 WATER FRONTAGE

ZONING: A-R Agricui'c;uz‘al and Residential .

PRICE PER: ACRE__A4129 . SQ.FT, _ .095 _F.F.__6l.33  L,F, WATER FRONTAGE
COMMENTS : Gently rollinz. Heavily wooded in rear 3, balance is tillable. New home
errected since purphase; Another bullding site -could be established. .




SALES DATA SALE- NUMBER -9

‘e i

SKETCi ' ; , ' PHOTO

/\/oRT‘H

GLoP. 7R’

T vl (o nrEa fa.é

4 WimcaL pESCRIPTION: Tracts 4 & 5 in 585 S of PHOTO DESCRISTIONT 48/"2978—1 :
| ' Section 1.T.16 R.23 Looking Northwest from Silver Creek Ro:azd
I s
GRANTOR: Velvin Schnuelle and Inra ) .
'G&% NrEE: Curtis Pozorski and Helen
lSALE pares  11/2L/80 . poc myems L.C. voL:___ 657 PAGE:___ 682
VERIFIED py:  Robert Brandel  Mtue Co. Register of Deeds
ISALE prrcE: P14»500  §2,000 down and $12,500 in 7 years at 8} Z.
£ T ’
_aREA: Actus_ 9.08 SQ.FT,_ 395,525 F.F,_ 609.52  WATER FRONTAGE
I?OEJING: A-R Agricultural and Residential
l?i{ICE PER: ACRE_ 159:2' _ 5Q.FT.__.037 F.F.  23.79 L.F. WATER ERoﬁAGE
- COMHENTS « Scmth-easter‘ly 2 acres open and assumed to be buildabie. Rest ié heavily wooded
I with varying topo. Best use appears to be resiélential for 1 building site; '
I .
l —
i




SKETCH

SALES DATA

: SALE HUMBER 10

PHOTO

Lwosrmvs Lowe £

&

' 4494.7".
] .
; ] .
' \! ’Q. £ 7
* I
N AN
© o
i‘;,; I -, o T
u"“ﬁ DESCRIPTION: Part Nij Ny in PHOTO DESCRIPTION: __8/29/81 7 -

Looking Northyest from South Union Road-

: 'fction 19 T.18 R.23

Sl ebAa

r

GRANTOR : Vathew Meyer

Miwrzz:  James C, Krall and Ida

DOC. TYPE:

VOL: 648  pages_ 72

'LE DATE: 6/13/80

AR AR GRS . 0. s BNy A1

VERIFIED BY: Hobert Brandel

Mtwc. Co. Register of Deeds

¥k e T IS

3

‘L R

: ILE PRICE: _#17,000 -

. squET, 346,199

F.F, T17.4 WATER FRONTAGE

Is perkable

§ GLEA: ACRES 7.9
- B, A=%  Agricultural and Residential

g LT
"SQ.FT. L0L9

F.F. 21.87 L.F. WATER FRONTAGE

% Iucz PER: ACRE 2138

COMHENTS ¢

Aporox. 2% below road grade. Rear 757 wooded with younz Popular Growth.

8 ';Smefi to be buildable on North end. New house has been built on ‘the South End of the

Jocated

lil‘opert,y since purchase. Property might have bzen a tree farm at one time. Tavern

; l'l‘mediately accross the street to the North,

l /




SALES DATA - SALE NUMBER 1L

i ; ' PHOTO

Va Ly LDe.

IGAL DESCRIPTION:  Part Sii S3i of PHOTO DESCRIPTION: 8/29/ex . .

Section 34 T.19 R.23  Tracht 278 of Cert. Surv, Looking West from Valley Drive,

8 Pg 527 being part of Silver lake Estates,

S EH A SN B WLl T e 3 T G ot el e S e B

‘opeNTOR: - Patricia M. Schwark ' :

'NTEE: ¥me H. Vorron and Barbara

1z pates_ 9/5/0 - poc. TYPE;__ WD, VOL:____ 652 . PAGE: 630
" ‘...&IFIEI; BY: . ‘.Ir". H. Vorron = | - ‘ o
g o B
AREA: ACRES. 150 sqpr, 65,391 F.F,___168.35 uaTER FRONTAGE

IEU.NG: A‘l 1 Family Residentié.l

ICE PER: ACRE. 7333 SQ.FT.__.166 ___ F.F.__65.35 __ L.F. WATER FRONTAGE
COMMENTS: Is percable, Home built since purchase, Front 30 is level approx. 3! below
Ic-ad grade, [lear raises approx 12' above road grade.
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PARCEL A
View looking Newe.
from CTH "L3" at
3biacre parcei of

land.

Photo taken 8-31-31

PARCEL A

R
View looking SsWe

from ¢TH "LS" at

nortn end of 34 ucre

wooded 5 acre parc

e B

Fhoto taken W=l



PARCEL C
View locking north
along shore %o
Fischer Creek from
top of bank at turn
around on 2nd road

from south.

Photo taken 8-29-81

PARCEL C
View looking scuth
from bridge on sub-

jecg_showing rise

in élévation of land.

Photo taken 8-31-81

PARCEL C
View looking south
along shcreline from
north end point towards

Fischer Creek.

Photo taken 8-31-81




P R IT

View looking south

at portion cfvParQ

cel "C" that is lo-
cated in Village of
Cleveland. |

Photo taken 8-29-81

PARCEL C
View looking N.E.
from southernmost
ex;§ting road along'
shoreline from top

-6f bank.

Photo taken 8~29-~81

PARCEL C
View locking north
from south road at
level area between
CTH. "LS" lakeshore
bank.

Photo taken 8-29-8%



PARCEL C
View looking north
from observationb
point aleng northerly

shoreline of subject.

Photo taken 8-31-81

PARCEL C S

View looking south’
from observation
point towards Fischer

Creek.

Photo taken 8-31-81

PARCEL C
View looking east at

rip rap from obser-

vation point.

Photo taken 8-31-81



View looking east

at Lake misnigan

from bridg

shows some rip rap.

Photo taken 8-31-81

PARCLL C
View of Fischer
Creek looking west

frori bridge.

Fheto taken 8-31-81

PARCEL C

Looking northwest
at bridge at Fischer

Craek.

Proto taken £-31-81



PARCEL C
View looking south

along lakeshore from

Fischer Creek.,

Photo taken §-31-8%

PARCEL C

View locking north

,ﬁé from Fischer Creek
,g along shoreline of

j subject, also shows
| single family develop-

ment in background.

Photo taken 8-31-81

Wrdivead
4

.
—
1
o
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- ' * PARCEL C

é View looking north from

i

Fischer'Creek showing

road and rise in ele-




\rllllllllll|lllllxll




